
SAN FRANCISCO
PLANNING DEPARTMENT

Mandatory Discretionary Review Analysis
Dwellng Unit Merger

HEARING DATE JUNE 10, 2010

Date:

Case No.:

Project Address:

Zoning:

Block/Lot:

Project Sponsor:

Staf Contact:

Recommendation:

PROJECT DESCRIPTION

1650 Mission St.
Suite 400

San Francisco,

CA 94103-2479

Reception:

415.558.6378

June 3, 2010
2010.0210D
2037 - 39 JEFFERSON STREET
RH-2 (Residential, House, Two-Family)
40-X Height and Bulk District
0915/012C

Lee Banks

2039 Jefferson Street

San Francisco, CA 94123
Mary Woods - (415) 558-6315
mary. woods@sfgov.org

Take Discretionary Review and disapprove the application

Fax:

415.558.6409

Planning

Information:

415.558.6377

The proposal is to merge two dwellng units into a single-family residence within a two-story over garage
building. The proposal wil involve interior renovations related to removing a kitchen and interior
partitions in order to merge the units.

SITE DESCRIPTION AND PRESENT USE

The subject site is located on the south side of Jefferson Street between Broderick and Baker Streets in the

Marina neighborhood. The site has approximately 25 feet of lot frontage with a lot depth of

approximately 137 feet, containing approximately 3,400 square feet. It contains a two-story over garage
circa 1920 vernacular building that occupies approximately 55 percent of the site.

The building is comprised of an entrance lobby and tandem parking for two cars on the ground floor, a
three-bedroom flat on the second floor, containing approximately 1,700 square feet, and an identical
second flat on the third floor. The proposal is to merge the two flats into a single-family dwelling. Upon
completion, the proposed dwellng unit wil consist of approximately 4,900 square feet. The subject
property is within an RH-2 (Residential, House, Two-Family) Zoning District with a 40-X Height and
Bulk district.

SURROUNDING PROPERTIES AND NEIGHBORHOOD

The surrounding neighborhood predominantly consists of single-family residences and some two- unit
and larger apartment buildings. The subject block is split in terms of zoning designation. Properties to
the west fronting on Baker Street are zoned RH-l while properties to the east of the project site, fronting
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Discretionary Review Analysis Summary
June 10, 2010

CASE NO. 2010.02100
2037. 39 Jefferson Street

on Broderick Street, are zoned RM-2 and RH-3, which allows higher density at a rate of three or more
units. The adjacent properties to the west, east and south of the subject property are single-family

residences.

HEARING NOTIFICATION

REQUIRED ACTUAL
TYPE REQUIRED NOTICE DATE ACTUAL NOTICE DATE

PERIOD PERIOD

Posted Notice for 311 30 days May 3, 2010 May 3, 2010 36 days

Posted Notice for DR 10 days May 31, 2010 May 31,2010 10 days

Mailed Notice for DR 10 days May 31,2010 May 3, 2010 36 days

PUBLIC COMMENT

SUPPORT OPPOSED NO POSITION

Adjacent neighbor(s) 0 0 0

Other neighbors on the
block or directly across 0 0 0

the street
Neighborhood groups 0 0 0

Department staff has not received any telephone inquiries or correspondence either in support of or in
opposition to the proposed project.

PROJECT ANALYSIS

DWELLING UNIT MERGER (DUM) CRITERIA
Below are the five criteria to be considered by the Planning Commission in evaluating dwelling unit
mergers pursuant to Section 317 of the Planning Code, effective May 18, 2008:

1. Removal of the units would eliminate only owner occupied housing, and if so, for how long the
units proposed to be removed have been owner occupied;

Project Does Not Meet Criteria
According to the project sponsor, the subject property was purchased in January, 2009. The unit on the
third floor, proposing to be merged with the lower unit, has been and is currently occupied by a tenant.

2. Removal of the units and the merger with another is intended for owner occupancy;

Project Meets Criteria
The project sponsor's family wil be occupying the building.

3. Removal of the units wil bring the building closer into conformance with the prevailing density
in its immediate area and in the same zoning district;

SAN FRANCISCO
PLANNING DEPARENT
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CASE NO. 2010.02100
2037. 39 Jefferson Street

Project Meets Criteria
The prevailing density in the area is predominantly single-family residences. The density of the subject
block ranges from single-family dwellings, two-family dwellings to high density apartment buildings.
Within the same zoning district of RH-2 in the immediate area, two of the highest density percentages are:

single-jamily residences at approximately 48 percent, while two dwelling units are at 28 percent.

4. Removal of the units wil bring the building closer into conformance with prescribed zoning; and

Project Does Not Meet Criteria
The subject property is zoned RH-2, which perits two dwelling units.

5. Removal of the units is necessary to correct design or functional deficiencies that cannot be
corrected through interior alterations.

Project Does Not Meet Criteria
The existing dwelling units (identical in layout) contain three bedrooms each with separate rooms for

dining, living and kitchen, and one full-bath and a half bath. There are no "functional deficiencies".

GENERAL PLAN COMPLIANCE:
The Project is not consistent with the following Objective and Policy of the General Plan:

HOUSING ELEMENT

Housing Retention

Objective and Policy

OBJECTIVE 2:
RETAIN THE EXISTING SUPPL Y OF HOUSING.

Policy 2.2:
Control the merger of residential units to retain existing housing.

The City's general Plan discusses the fact that existing rental housing stock is virtually irreplaceable given
the cost of new construction. One family-sized unit will be removed from the City's rental housing stock.

SECTION 101.1 PRIORITY POLICIES
Planning Code Section 101.1 establishes eight priority policies and requires review of permits for
consistency, on balance, with these policies. The Project does not comply with these policies as follows:

1. Existing neighborhood-serving retail uses be preserved and enhanced and future opportunities for

resident employment in and ownership of such businesses enhanced.

This is not applicable since the property is a residential use.

SAN FRANCISCO
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CASE NO. 2010.02100
2037 - 39 Jefferson Street

2. That existing housing and neighborhood character be conserved and protected in order to preserve
the cultural and economic diversity of our neighborhoods.

Although the subject building was originally a sùigle-family residence, it was converted with perit to a two-

unit building in 1981.

3. That the City's supply of affordable housing be preserved and enhanced.

One family-sized unit will be removed from the City's rental housing stock.

4. That commuter traffic not impede MUNI transit service or overburden our streets or neighborhood
parking.

The proposal wil not impede MUNI service or overburden streets or neighborhood parking. Public transit lines

are available nearby on Divisadero Street.

5. A diverse economic base be maintained by protecting our industrial and service sectors from
displacement due to commercial offce development, and that future opportunities for resident
employment and ownership in these sectors be enhanced.

This is not applicable since the property is a residential use.

6. The City achieves the greatest possible preparedness to protect against injury and loss of life in an
earthquake.

The proposal wil comply with applicable code standards.

7. Landmarks and historic buildings be preserved.

The building is not a landmark nor identifed in any survey ratings.

8. Parks and open space and their access to sunlight and vistas be protected from development.

The proposal will not affect any existing parks or open spaces.

ENVIRONMENTAL REVIEW

The project is categorically exempt from the environmental review process under Section 15061(b)(3) of
the State CEQA (California Environmental Quality Act) Guidelines, pursuant to Title 14 of the California
Administrative Code.

BASIS FOR RECOMMENDATION

. The project does not meet a majority of the dwelling unit merger criteria.

SAN FRANCISCO
PLANNING DEPARMENT
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CASE NO. 2010.02100
2037 - 39 Jefferson Street

. The project wil remove a family-sized unit, and wil not bring the building into conformance

with the prescribed zoning.

RECOMMENDA nON: Take Discretionary Review and disapprove the application

Attachments:
Parcel Map
Sanborn Map
Aerial Photo
Zoning Map
Section 311 Notice
Section 317 Application submittal by Applicant:

DUM Criteria
Photographs
Reduced Plans

mw: G:\Documents\ DR\2037 - 39 Jefferson 5t\DUM per 317.doc
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Zoning I Parcel Map
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Sanborn Map*
'The Sanborn Maps in San Francisco have not been updated since 1998, and this map may not accurately reflect existing conditions.
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Aerial Photo
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Zoning Map
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SAN FRANCISCO
PLANNING DEPARTME"T
1650 Mission Street Sùite 400 San Francisco, CA 94103

On November 25, 2009, the Applicant named belowriled Building Permt Application No.2.009.11.25.2147S (Alteration)
with the CiP-:nd Count:£ San Francisco.

Itii:, "if! il' a 'ii¡li'il i lil:W i) ¡ii" ili --1' i WI: "ii ¡1M'" Ill:
Lee Banks c/o Steve Swason, Ar~hitect
12800 Shenandoah Road .
Plymouth, CA 95669
(209) 245-4376

Project Address:
Cross Streets:
Assessots Block /Lot No.:
Zoning Districts:

2037 '. 39 Jefferson Street
Baker and Broderick Streets
0915/012C
RH.2/40.X

Applicant:
Address:
City, State:
Telephone:

Under San Francisco Planing Code Section 311, you, as a property owner or resident within 150 feet of this proposed
project, are being notified of this Building Permit Application. You are not obligated to take any action. For more
information regarding the proposed work, or to express concerns about the project, please contact the Applicant above
or the Planner named below as soon as possible. If your concerns are unresolved, you can request the Planing
Commission to use its discretionary powers to review this application at a public hearing. Applications requesting a. l ~
Discretionary Review hearing must be fied during the 30-day review period, prior to the close of business on the
Expiration Date shown below, or the next business day if that date is on a week-end or a legal holiday. If no Requests
for Discretionary Review are filed, this project wil be approved by the PlanningDepartment after the Expiration Date.

tI¡I,'llflWilJ.1)

( 1 DEMOLITION and/or
( 1 VERTICAL EXTENSION

( 1 HORIZ. EXTENSION (FRONT)

I

(l NEW CONSTRUCTION or
(Xl CHANGE # OF DWELLING UNITS

(l HORIZ. EXTENSION (SIDE)

(Kl ALTERATION

(Xl FACADE ALTERATION(S)

( 1 HORIZ. EXTENSION (REAR)

. . i
. . . . .

FRONT SETBACK ...................................................:..6 feet ..........................................No change
BUILDING DEPTH.....................................:..........,....:.. 75.6 feet ...................................:.No chang!3
REAR yARD.........................................................;,..:..56 feet ........................................No change
HEIGHT OF BUILDING ............................................:..30 feet........................................No change
NUMBER OF STORIES...............................................3 .................................................No change
NUMBER OF DWELLING UNITS.............................J..2 ...............................................;.1
NUMBER OF OFF-STREET PARKING SPACES....;..2 tandem ....................................No change. i

i) iil"%ii..1 liltl ¡l i:¡. Ill:

The existing building is authorized as a two-unit building. The proposal is to merge the lower unit with the upper unit
in order to create a single-family residence. Other exterior/facade alterations are proposed. This building permit
application is subject to a Mandatory Discretionary'Review (Case No. 2010.0210D) action by the Plang Commission
for dwellng unit merger per Planning Code Section 317. A public hearing before the Planing Commission is
scheduled for June 10, 2010 at 1:30 p.m. in City HalL.

If you have any questions about this permit application, please contact the Planner listed below.

PLANNER'S NAME: Mary Woods

PHONE NUMBER: (415) 558-6315 DATE OF THIS NOTICE:

?" '~_:1 oio-- - "-~ :/

EMAIL: mary. woods@sfgov.org EXPIRATION DATE: (yo 3 - JO\Ù



SAN FRANCISCO
PLANNING DEPARTMENT

Section 317 Application

Secton 317 of the Plang Code requires that a public hearig wil be held prior to approval of any
permit that will remove existig housing, with certain codified exceptions. Where a project wil result in
the loss of one or two residential unts, the project is subject to a Mandatory Discretionar Review (DR)
hearg before the Plang Commssion, uiess the Code specificaly requires Conditional Use (CU)
Authoriation. Project resultig in the loss of thee or more unts 

wil requle a Conditional Use

hearig by the Plang Commission. If a Conditional Use is requied, attach ths Application as a
supplemental document. All projects subject to Secton 317 must fill out tls cover sheetànd the relevant
attached Form(s) (A, B, or C), and contact Georgia Powell at (415) 558-6371 to schedule an intake

appointment.

1650 Mission St.

Suite 400
San Fi'cisco,

CA94103.2479

Recepton:

415.558.6378

Fax:

415.558.5409

.

PROJECT ADDRESS: id"3 í I~"ì Jer~oN~1, NAME: SL-iU ¿, SWA '50 N

BLOCK/LOT: CJ~ L '5! (. \ i,¿. ADDRESS: 12-¿i 5 Pr'1NÅ'~ OOt~
.

ZONING: \2 H-' 2-
CITY, STATE: PLYAtOUru. cA

LOT AREA ~A3(O
PHONE: 41 '5- z.,?1-1 ~~-ø

# PROJECT INFORMATION
EXISTING PROPOSED NET CHANGE 

1 Total number of units z. \. \

2 Total number of parking spaces 1- z. Ó
3 Total gross habitable square footage "4'141-' M4t CJ

i (ki: -~ ê4 Total number of bedrooms

5 Date of property purchase &), ¡;~

6 Number of rental units ¡ ¿; I

7 Number of bedrooms rented ") 0 :3

8 Number of units subject to rent control ~'- Z- I I

9 Number of bedrooms subject to rent control ~ '3
..
;;

10 Number of unts currently vacant I
Ô ~ Ci

,

11
Was the building subject to the Ells Act withi the las Kg
decade?

12 Number of owner-occupied units .1 ( 0

Planning

lnfomiation:

415.558.6371

!-!, lê

"'15C~::

I have read and understood the information in ths Appliætion, including the required payment of time

and material fees for processing tls Application. I certfy that I wil pay all Planning Deparent time
and material costs for processing tls Application, as required by Sectons 350(c) and 352(B) of the

Plarng Code.

Signature:

IA /~. /"40J~"' Printed Name: Cit ~~N se\"iA~OM Date: A- t¡t. i l¿?

'vVWv.sfplanning.org



Loss of Dwelling Units through MergeJ
1

(FORM B - COMPLETE IF APPLICABLE)

Pursuant to Plannng Code Section 317(e), the merger of residenttal dwelling-units not otherwse subject

to a Conditional Use Authorization shall be either subject to a Mandatory Oiscretionary Review hearing
or wil qualify. for adminstrative approval. Admistrative review criteria Oiûy apply to those
Residential Units proposed for Merger that are (1) not affordable or financially accessible housing are
exempt from Mandatory DR (valued by a credible appraisal with the past six month that exceeds our

adopted theshold (see website under PublicationS for Section 317 Numerical Values) or (2) meet a
" supermajority of the merger criteria listed below.

Please state hqw the project meets or does not meet the following criteria:

1.' Does the removal of the untes) elimiate Oiûy owner-occupied housing, and if so, for how

'. ,_~rit~u~~læ;ioQ~5~l~pwr-~kfl/4tiMr:;\)Ilf4pBJ~. ..,,l.L:L';¡.........Iz:.I?~..LI ..1~ AI"I.J~ .../flll'ci \u.J1 a.~\,,: +nf~+.~;.il.l-~.-¥i; r l,.k;IM~V..# .¡;¡: G1v..¡.nV\ \V LLv¡.
'~XPhHD ~ "e?I!'t- L.Ul?e-'U~vF L.5V~ ~ ~.

-
~ ,.J,_ '

2.

3. Wil the removal of the untes) bring the building clöser into conformance with the

. -~~-;i?~S~~U~~~~t~W~ïtE~j:t;:~~:-~RL~~~~-tli-.4' r1 LJ i
..iJ~F-.Hp;.ï~ F,"A-I-t.,l -~'e:~7?¡::rR1U~~:~lJ. Ht !: ~ i 101 i.1.
; :: MD;\W "';07 ~ '2 !'ll. 'ri?e4h l . -.-;2 SP~F' i Z; h1,W,.__..._.-.._._c____.d .

4: Wil the removal of the unt(s) bring the building closer into conformance with the

" : '\ rS;!.;h~-I~Æ~~~TS;.-l2l4;;~ IWtI?;.r_'JR_1'w.¿, W'~'I-'AHt5. rzr- . eo

'~)fW;'~'1d~-1J"l~~~-------------..-.--.--'-'--"-" . .---- -- -.- '..
1__. .__.::.

5. ts the removal of the unites) necessary to correct design or functonal deficienàes that

_ca~~t ~ecorrected throu'p~ interior flteration~ .. '. _ .. ~ .
. .Jf~J~L~J.A-~.'?1?:1~ .,FfHt-1 iaHÀL. "?~OFPIH i .~I ,.W ~
__-= :: ~~'i..6 .: -: '-t.IfH-:1'¿ _""i=~J1~U titr-4" ..ht,,-'0~ 6-~-r

.-l. ...- !" 'l?!"~~"U. -!"~;tV iA:e:' 'JI~~ld--I. :nZ:-"'I'$. --y-)I~-S.. ... __.__ . i:.. i-~I--l-+"" i, ..L l ~. ,yv~~ ~L.v..-l- CT.. .. ..r I Y i;i:'f
'Llt¥tJcze.~~:~:;-1Re::FISi:.. ~lJ"'. O~P&l'T5'tJH G. Vl1260rUí

)H"t-1"P.S.P1HJi-~ ~t:Aifi~~ l"t N~~~It'H ,..i~.
-~"-U.l...O cø~~ -rH-~ Srr~4"It)t;iI.. -_.. ---- -_.--.I .L
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Priority General Plan Polic,ies - Planning Code Section 101.1
(APPLICABLE TO ALL PROJECTS SUBJECT TQ THIS APPLICATION)

Proposition M was adopted by the voters on November 4, 1986. It requires that the City shall fid that
prop?sed alterations and demolitions are consistent with eight priority poliCies set forth in Section 101.
of the Planng Code. These eight policies are listed below. Please state how the PrOject is consistent or
inconsistent with each policy. Each statement should refer to specic circumstances or conditions

applicable to the propert. Each policy must have a response. If a given policy does not apply to your

project, explain why it is not applicable.

1. That existing neighborhood-serving retail ut;es be preserved and enhanced and future
o:portunities for resident employment in and ownership of such businesses enhanced; .
orlJ'l5 l 5- k: ¡z$e;oef.fri~L.u Eti'i'\Jwr;" ." ..., .,_u .. .. I

.,

¡
2.

3.

That existig housing and neighborhood character be conserved and protected in order to
preserve the cultural and economic diversity of our neigDborhoods; 1Q e ~.Ac:
\WtJ12 'VI L.l- iul'LtØ-ti 1"IJ~f?~ 0 el+U~;~"5~ V
í11~. RlllAitf& iM~rs
That the .City~. i of affordable hm¡ising.be preserved and enhanced; :r1 S E:.

c.1'M' is tl 11 \ l' i .

4.

5.

That commuter .ttaffic ¡not .impede Mun
neighqorhood pã;kfg; . '. tÁ
iq , (,1 HL.' SPA- .doH~oo

That a diverse economic base be maintained by protectig our ,industrial 'and service sectors
from displacement due to commercial office development, and that future opportties for

resident emploYment and ownership in these sectors be enhanæd; í~?- i"Ô A

.' $~61t)è!ikt- .F'~rE~ IHOU5i:~IA~

6. ~a~the city a~eve the greatest possibl~..Irep.are~ess to protect_,ag~in~t inj:uy. and loss of

life m an earquake; A'i.L, i l"l~~N:~ r'?l ~ S .\'it L;I.- B ~ But LJ'Í

'!p '1Hi"Wa"1 e~ìeit,C,l?~ ..

7.

8.

SAN fRAllCISCO
PLANNING DEPARENT
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